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 Site Plan/APFO Approval 
 The Applicant is requesting site plan and APFO approval 

for construction of a 118,530 square foot Place of 
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STAFF REPORT 
 

ISSUE 
Development Request 
 
The proposed use is being reviewed through the Places of Worship land use under the Institutional 
heading in § 1-19-5.310 of the Zoning Ordinance.  Places of Worship are a principal permitted use 
subject to site development plan approval in the Agricultural zoning district. 
 
The Applicant proposes construction of an 118,530 square foot (sq. ft.) church building with parking fields 
to the southwest, east and northeast of the building(See Graphic #1).  The church building has been 
shown in three construction phases.  The construction phases are shown only for the purpose of 
facilitating review of construction issues associated with building permit review, and are not a part of any 
request for the Frederick County Planning Commission (FcPc) to approve this Site Plan in phases.  
  

Graphic #1:  Site Plan Rendering 
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BACKGROUND 
 
Development History 

 
The Applicant submitted this site plan application in December 2008,1 requesting approval for a 138,027 
sq. ft. church and associated parking fields located within Frederick County.  There is no daycare or 
parochial school associated with this request.  Several Technical Advisory Committee (TAC) Meetings 
were held to discuss issues including stormwater management and well and septic capacity associated 
with this Site Plan application.  The subject property is located within Frederick County but will access 
MD 109 (Old One Hundred Road a State roadway located in Montgomery County) via an adjacent parcel 
located within Montgomery County (See Graphic #2).   
 
On October 14, 2009 the FCPC denied the previously submitted site plan based on two factors:  1) the 
Health Department’s failure to certify the adequacy of the proposed septic facilities and 2) the lack of a 
secondary emergency access.  The Applicant challenged the denial to the Frederick County Board of 
Appeals.  In its decision dated March 25, 2010, the Board of Appeals (BOA) vacated the FCPC denial of 
the site plan, and remanded the site plan application to the Planning Commission for further proceedings 
and review.  Before the remand occurred, the Frederick County Board of County Commissioners sought 
judicial review of the BOA’s decision by the Circuit Court of Frederick County.  The Circuit Court affirmed 
the BOA’s decision and its remand of the site plan application to the FCPC.   
 
The BOA decision concluded that the Applicant should have been afforded the opportunity to meet with 
the Health Department to discuss the septic requirements for the project, and if necessary to revise its 
site plan in order to obtain the Health Department’s approval of a mutually acceptable septic plan.  The 
BOA also concluded that the Applicant should have been afforded the opportunity to provide engineering 
plans and documentation for a secondary emergency access to the Office of Life Safety.      
 
In July 2012,after meeting with representatives of the Health Department and the County, the Applicant 
submitted a revised site plan for FCPC review.  
 
The current site plan contains the following revisions; 
 

1. The building size was reduced from 138,027 square feet to 118,530 square feet. 
 

2. The number of seats in the sanctuary was reduced from 1,160 seats to 800. 
 

3. The number of seats in the dining hall was reduced from 500 to 320 seats. 
 

a. Those changes resulted in eliminating the need for plastic utensils in the dining hall. 
 

4. A secondary emergency access to Dr. Perry Road meeting the requirements of the Frederick 
County Office of Life Safety was added.   

 

Existing Site Characteristics 
 
The site is currently zoned Agricultural (See Graphic #3), and is vacant with existing forested areas, 
meadows, and floodplains located at the southern portion of the site bordering Montgomery County.  The 
property to the west of the site is developed with the Section One of Fire Tower Hill subdivision.  I-270 is 
the eastern property boundary, with Old Hundered Road (located in Montgomery County) to the south.   

                                                 
1
 In accordance with the Board of Appeals’ March 2010 decision, and with the transitional provisions of the Zoning Ordinance, 

this site plan is being reviewed in accordance with the Zoning Ordinance provisions in effect as of December 2008. 
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This site is located outside of the FEMA floodplain with the exception of a small portion along Little 
Bennett Creek.  The site contains two fingers of wet soils that are not impacted by the proposed 
development of this site.     

 
The Applicant has processed concurrent road access, forest, lighting and signage reviews with the 
Montgomery County review authorities for the portion of the development in Montgomery County.   
 

Graphic #2 Site Aerial 
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ANALYSIS 
 

Summary of Development Standards Findings and Conclusions 
 

Graphic #3 Zoning Map 

 
 
Dimensional Requirements & Bulk Standards:  Section 1-19-6.100 of the Zoning Ordinance notes the 
following minimum lot criteria: 
 
 Required Setbacks       Provided  

 Min. Lot Area   40,000 sq. ft.  78.72 acres 
 Lot Width:   200’   1,330’ (at the FC line) 
 Front setback:     40’   1,012’ (at the FC line) 
 Side Setback:     50’   438’ (I-270) 280’ (Mason)  
 Rear Setback:   50’   1018’ 
 Max. Ht. Of Structure:   30’    52’ 
 

However, § 1-19-6.160 (C) HEIGHT MODIFICATION allows the following height amendments: 
 
Churches, schools, institutional buildings, public utility buildings and structures provided that for each 3 
feet by which the height of such structure exceeds the maximum height generally permitted for structures 
in the district, the required side and rear yards measurements will be increased by an additional foot. 
 
The Applicant requests approval for a building height of 52’.  The 22’ increase in height is required to be 
mitigated by an additional 7.4 feet of side and rear yard setback and the relatively large parcel on which 
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the church is situated—thus providing ample room for the additional 7.4’ setback distance.  In addition to 
the height, the Applicant’s site plan conforms to all dimensional and bulk standard requirements listed in 
§1-19-6.100. 
 
Signage §1-19-6.300:  The Applicant is allowed a total of 32 square feet of signage.  The Applicant is 
proposing a 4’ x 8’ sign that meets this requirement.  The sign is located in Montgomery County near the 
MD 109 right-of-way line.  The Applicant has agreed to subject the sign to the more stringent standards 
of Montgomery and Frederick County sign regulations.  Therefore, the sign complies with Frederick 
County’s more stringent 20’ front setback standard.   A response from the Montgomery county reviewer 
indicated that: 
 

“…Preliminary review of the drawings provided has determined that the freestanding entrance 

sign proposed at the access road to the Global Mission Church property would comply with the 

current requirements of the sign regulations, Article 59-F of the Montgomery County Zoning 

Ordinance.” 
 

Landscaping:  Landscaping is required in relation to the proposed improvements or additions that are 
occurring on site.  The Applicant is meeting Zoning Ordinance requirements through a combination of 
preserving a large portion of the existing mature on-site landscaping and providing additional 
landscaping.  The Applicant has provided street trees, as well as parking lot and parking area buffer 
landscaping in accordance with the Zoning Ordinance. 

 
The Applicant is preserving 223 specimen trees as well as existing forested areas, steep slopes, and 
floodplain areas throughout the site.  The Applicant is also proposing deciduous trees along the driveway 
leading to the sanctuary.     

 
 

Screening:  The site is buffered by a 50 foot wide existing forested buffer along I-270 as well as an 
extremely large existing buffer along the western property boundary.  The existing forested buffer along I-
270 will be supplemented with evergreen screening in areas with direct view of the proposed sanctuary.    

 
Lighting:  The Applicant has achieved a relatively uniform and modestly-lit site (i.e. no “hot-spots”) with 
64 pole lights with 25’ mount heights.  The photometric illumination easily achieves the 0.5 ft.-candle 
illumination limit for the adjoining residential properties.  Further, the 25’ pole heights should be relatively 
unobtrusive (to all view-sheds other than I-270) because of the following: 
 

1) The  site is relatively-isolated from residential properties; 
2) Lighting details show down-ward and up-ward glare shielding; and 
3) The Applicant has proffered two schemes for night lighting:  

 (a)   one for night-time events ending at 10:30 pm; and  
 (b)  another with significantly more modest illumination levels for normal security 
lighting.  

 
With regard to the I-270 corridor, the Applicant has provided forest buffers and landscape evergreen 
plantings to help screen any ambient lighting. 
 
Conditions  
 

1) Lighting proffers:  The Applicant has proffered two schemes for night lighting:  
   (a)  one for night-time events ending at 10:30 pm; and  

(b) another with significantly more modest illumination levels for normal security 
lighting.  
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2) Signage Setback:  The Applicant has agreed to subject the sign to the more stringent 
standards of Montgomery and Frederick County sign regulations.  Therefore, the sign 
complies with Frederick County’s more stringent 20’ front setback standard. 

 
Access/Circulation:  The parking lots contain standard 9’ x 20’ parking spaces with 20’ drive aisles.  
The resultant 60’-bay closed-section parking model is supported by Staff as being efficient.  There are 
some 22’ and 24’ drive aisles to accommodate service court or emergency vehicle access.  The private 
entrance road is 22’ closed section.  Ordinarily, an open-section access drive would be recommended in 
an Agricultural setting to facilitate overland storm-water recharge, however, the grades associated with 
the access drive require closed-section (curbing) to control the velocity of storm-water runoff.    

 
All parking lots have been designed with sufficient through-movement to facilitate vehicular flow.  
Additionally, all curve radii have been designed to adequately accommodate emergency vehicle access.  
 

Public Transit:  This site is not served by public Transit which is typical in an agricultural/rural 
setting. 
 
Vehicle Parking and Loading §1-19-6.200-through 1-19-6.220:  Under the heading of 
Institutional (in the Parking Space Requirements table) churches are required to provide 1 
parking space for each 5 seats. Therefore, the size of the proposed church (800 seats) requires 
160 parking spaces, including six which are handicapped accessible.  The Applicant has provided 
384 parking spaces   including 14 handicapped accessible spaces that are located nearest to the 
various entry points of the church.  The Applicant has provided HC sign locations and sign detail 
on the Site Plan.  Additional notes and spot elevations are provided.  

 
The Applicant is proposing a parking ratio of 1:3 for Phase 1A, which includes a sanctuary with a 
seating capacity of 800, and 384 parking spaces (1:2:1 ratio) for the total build-out of the campus 
reflected in Phases 1B and 1C.  The sanctuary seating capacity will not increase in the 
subsequent construction phases.  The Applicant is providing additional parking in order to ensure 
any concurrent building usage would be satisfied with on-site parking.   

 
Loading Area:   According to §1-19-6.210, the amount of building square footage on this site 
(118,530 sq. ft.) requires two small and seven large loading spaces.   The Applicant has 
proposed two small and two large loading spaces, located on opposite sides of the building.  (The 
two small spaces are actually a hybrid of the small 9’ x 20’ dimension and the large 12’ x 50’ 
dimension.)  This request requires a modification, which the FcPc may grant as per § 1-19-6.210 
(D).  The Applicant claims that only small van loading is needed (UPS, etc.) during the weekdays 
and not on Sunday mornings.  Staff offers no objection to the reduced number of loading spaces.  
This request is similar to several other church Site Plan requests. 

 
Conditions 
 

1) Loading Space Modification in accordance with 1-19-6.210 to permit two small and two large 
rather than the required two small and seven large loading spaces.   

 
Private Well and Septic:  The site will be served by individual well and septic.  The capacity of the 
septic has been an issue with regard to the uses on this site. The Applicant is proposing a septic system 
with a 4,999 gallons-per-day (gpd) maximum discharge.  Because the proposed discharge will not 
exceed 5,000 gpd, the Applicant can process this Site Plan request without having to obtain a Water and 
Sewerage Plan symbol for a multi-use septic system.   In order to ensure that the water usage and 
wastewater discharge does not exceed 4,999 gallons on any one day, the following conditions are being 
proffered by the Applicant in accordance with Health Department requirements:  
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1) No more than 800 sanctuary seats; 
2) No more than 320 dining hall seats; 
3) The kitchen cannot be permitted for commercial use; and 
4) No day care or school use can be accommodated. 

 

Other Applicable Regulations 
 
Stormwater Management – Chapter §1-15.2: The Combined Stormwater Concept and Stormwater 
Development plan have been given conditional approval by CDD Engineering Staff. 
 
SWM is being addressed on both the Montgomery and Frederick County parcels.  Because there is a 
proposed bridge that will cross Little Bennett Creek on the Montgomery County side, there were 
substantive SWM issues to be addressed.  Plan reviewers from Montgomery County have indicated that: 
 

“Park and Planning has reviewed the material that (Applicant) sent to us regarding construction 

of the religious institution in Frederick County.  This is to advise you that the road/driveway 

construction that is needed for the religious institution and located within Montgomery County 

will not require the property to be platted.  Therefore, no preliminary plan submission will be 

necessary to accommodate the facility.  It appears that all requirements for compliance with the 

Montgomery County Forest Conservation Law have also been met as well as storm-water 

management. “   

 
APFO – Chapter §1-20: 
 

1. Schools:  The non-residential nature of this project has no impact on schools. 
 

2. Water/Sewer. There are no public water or sewer facilities to be impacted because the site is 
using existing well and proposed septic. 

 
3. Roads.  The Applicant submitted an updated traffic impact analysis, dated April 23, 2008 and 

most recently updated on March 21, 2012 by Street Traffic Studies, Ltd., indicating that the 
site is generating 46 PM peak-hour trips.  The trip count does not meet the requisite 50 peak 
hour trip threshold required for APFO testing during the peak hour of the adjacent streets.  
However, the Developer is required to provide a fair share contribution to existing escrow 
accounts per Section 1-20-12(H). 

 
Access to the site is via MD 109, a State Highway in Montgomery County. An access permit from 
SHA, based on Sunday peak period volumes forecasted in the traffic study, will be required prior 
to the issuance of any building permit; this requirement must be added as a note to the site plan  

 
As a condition of the APFO approval of the Project, the Developer is required to pay its 
proportionate contribution to existing escrow accounts: 

 
a) No. 3288: MD 355/Fire Tower Road Intersection; the estimated cost of this Improvement 

is $401,969.  As determined by CDD-Traffic Engineering Staff, the Developer’s 
proportionate share of the Road Improvement is 0.294%.  Therefore, the Developer 
hereby agrees to pay $1,182 to the escrow account for the Road Improvement. 
 

b) No. 3847: MD 355/MD 75 Signal; the estimated cost of this Improvement is $200,000.  As 
determined by CDD-Traffic Engineering Staff, the Developer’s proportionate share of the 
Road Improvement is 0.372%.  Therefore, the Developer hereby agrees to pay $743 to 
the escrow account for the Road Improvement. 
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Therefore, prior to building permit issuance, the Developer hereby agrees to pay $1,925 to the 
escrow accounts for the Road Improvement. 

 
Forest Resource – Chapter §1-21:  A Preliminary Forest Conservation Plan was submitted showing 
preservation and planting along stream systems and wetland buffers on this lot.  Additionally, an existing 
forest buffer along I-270 has been augmented with evergreen plantings to provide a visual buffer along I-
270.  All proposed planting areas meet the priority area requirements.  A Final Forest Conservation Plan 
must be completed prior to Site Plan signature. 

 
Historic Preservation – Chapter §1-23:  There are no historic structures on this subject site.  
Additionally, there are no historic structures within a nearby distance upon which this structure would 
have an infringing affect.  

 
Summary of Agency Comments 

Other Agency or Ordinance 
Requirements 

Comment 

 Development Review 
Engineering (DRE): 

Conditional Approval.  Remaining issues will be addressed at 
Improvement Plans.   

Development Review 
Planning: 

Denied.  Subject to minor corrections and additions listed in this 
report. 

State Highway 
Administration (SHA): 

Approved 

Div. of Utilities and Solid 
Waste Mngt. (DUSWM): 

N/A.  Site is on well and septic 

Health Dept. Conditional Approval.   

Office of Life Safety Conditional Approval.  Remaining issues may be addressed at 
Improvement Plans.   

DPDR Traffic Engineering Conditional Approval.  Remaining issues may be addressed at 
Improvement Plans.   

Historic Preservation Approved 

 
FINDINGS: 
 
The Applicant proposes to build construction of a 118,530 sq. ft. Place of Worship with associated 
parking.  The Applicant is requesting approvals for the following applications: 
 

 Site Plan       (AP # 8995) 
 APFO      (AP # 8996) 
 Loading Space Modification  (AP # 8995) 
 

The Staff finds that: 
 

1) Site Plan approval can be given for a three-year period from the date of FcPc approval.  
APFO approval can be granted for as long as the site plan remains valid, but for no more than 
three (3) years.    

 
2) Compliance with septic discharge issues relies on strict compliance with the following Health 

Department conditions: 
a) No more than 800 sanctuary seats; 
b) No more than 320 dining Hall seats; 
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3) Lighting proffers:  The Applicant has proffered two schemes for night lighting:  
 

   (a)  one for night-time events ending at 10:30 pm; and  
(b) another with significantly more modest illumination levels for normal security 
lighting. 
 

4) Additional, minor drafting additions and corrections are needed to bring this application in full 
compliance with the various Code requirements. 

 
5) Based upon the discussion in the report, the Staff finds that the site plan application meets and/or 

will meet all applicable Zoning, Subdivision, APFO and FRO requirements once all Staff and 
Agency comments and conditions are met or mitigated.  With certain conditions of approval 
added, the Staff offers no objection to approval. 

 
RECOMMENDATION: 

Should the FcPc choose to approve this Site Plan application (AP # 8995) for the building of a 118,530 
sq. ft. church and associated parking fields, the associated requests should also be part of the motion: 
 

 APFO      (AP # 8996) 
 Loading Space Modification  (AP # 8995) 

 
Then Staff would recommend adding the following conditions to the approval: 
 

1) Site Plan approval can be given a three-year period from the date of FcPc approval.  
 

2) The APFO approval can be granted for as long as the site plan remains valid, but for no more 
than three (3) years.     

 
3) Compliance with septic capacity issues relies on strict compliance with the following conditions 

regarding limitations of use: 
(a) No more than 800 sanctuary seats; 
(b) No more than 320 dining Hall seats; 

 
4) Lighting proffers:  The Applicant has proffered two schemes for night lighting:  

 
(a) one for night-time events ending at 10:30 pm; and  
(b) another, significantly more modest illumination levels for normal security lighting. 

 
5) Additional, minor drafting additions and corrections are needed to bring this application in full 

compliance with the various Code requirements. 
 

6) Based upon the discussion in the report, the Staff finds that the site plan application meets and/or 
will meet all applicable Zoning, Subdivision, APFO and FRO requirements once all Staff and 
Agency comments and conditions are met or mitigated.  With certain conditions of approval 
added, the Staff offers no objection to approval. 

 

PLANNING COMMISSION ACTION 

MOTION TO APPROVE AS MODIFIED 
 
I move that the Planning Commission APPROVE Site Plan SP 92-37 including APFO approval with 
conditions as listed in the staff report for the proposed Global Mission Church Site Plan, based on the 
findings and conclusions of the staff report and the testimony, exhibits, and documentary evidence 
produced at the public meeting. 
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